
CITY OF ESCONDIDO 
 

MINUTES OF THE REGULAR MEETING OF THE 
ESCONDIDO PLANNING COMMISSION 

 
March 26, 2013 

 
The meeting of the Escondido Planning Commission was called to order at 
7:00 p.m. by Chairman Weber in the City Council Chambers, 201 North Broadway, 
Escondido, California.  
  
Commissioners present: Jeffery Weber, Chairman; Bob McQuead, Vice-
chairman; James Spann, Commissioner; Gregory Johns, Commissioner; Merle 
Watson, Commissioner; Darol Caster, Commissioner; and Guy Winton, 
Commissioner. 
  
Commissioners absent:  None.  
 
Staff present: Bill Martin, Principal Planner; Jay Paul, Associate Planner; Owen 
Tunnel, Associate Engineer; Julie Procopio, Assistant Director of Public Works; 
Gary McCarthy, Senior Deputy City Attorney; and Ty Paulson, Minutes Clerk. 
 
MINUTES: 
 
Moved by Commissioner Caster, seconded by Commissioner Winton, to approve 
the minutes of the February 26, 2013, meeting.  Motion carried unanimously. (7-0) 
 
WRITTEN COMMUNICATIONS – Received. 
 
FUTURE NEIGHBORHOOD MEETINGS – None.  
 
ORAL COMMUNICATIONS – None.  
 
Taken out of order. 
 
CURRENT BUSINESS:   
 
1. One-year extension of time for a previously approved Conditional 

use Permit (PHG 11-0038) to construct a three-story, approximately 
19,224 SF Administrative Building at the City’s Hale Avenue 
Resource Recovery Facility (HARRF). 

 



Jay Paul, Associate Planner, referenced the staff report and noted staff 
recommended approving a one-year extension of time for the previously 
approved Conditional Use Permit to construct a three-story, approximately 
19,224 SF administration building at the City’s Hale Avenue Resource Recovery 
Facility.  
 
Commissioner Caster asked if there were any changes from what was previously 
approved.  Mr. Paul noted there were some minor revisions to the interior 
landscaped areas. 

ACTION: 

Moved by Commissioner Spann, seconded by Commissioner Caster, to approve 
staff’s recommendation.  Motion carried unanimously.   (7-0) 
 
PUBLIC HEARINGS:  

 
1. CONDITIONAL USE PERMIT – PHG 12-0023: 
 

REQUEST: A Conditional Use Permit to use two existing buildings and 
parking for a public charter high school with a maximum of 700 on-site 
students on an approximately 3.87 acre site located in Historic Downtown, 
Creekside Neighborhood, and Park View Districts of the Downtown 
Specific Plan Area.  The proposed Conditional Use Permit would allow 
Classical Academy High School to relocate secondary students from their 
current facility at 144 N. Woodward Ave to the North County Times 
office/former newspaper printing facility located approximately one-third of 
a mile from the current school.  No new buildings are being proposed for 
the school.  Proposed modifications would include enclosing an existing 
loading dock, which is roofed and enclosed on three sides and internally 
adding a second floor.  The proposed changes would increase total floor 
area by 3,198 square feet. 

 

 
PROPERTY SIZE AND LOCATION: The approximately 3.87-acre project site is 
generally bounded by Sherman Place to the north, North Kalmia Street to the 
west, North Juniper Street to the east and East Valley Parkway to the south, 
addressed as 144, 152, 202, 205, 207, 222, 229, 232, 234, 236, 238, 246, and 
261 East Pennsylvania Ave; 200, 202, 218, 226, and 230 E. Valley Parkway; and 
220 and 232 N. Kalmia Street. 
 
Bill Martin, Principal Planner, referenced the staff report and noted staff issues 
were whether adequate circulation would be provided for student drop-off/pick-
up, adequacy of the proposed number of parking spaces and appropriateness of 



maintaining existing non-conforming parking spaces, and whether the location of 
the proposed high school could impede the future establishment of businesses 
that sell alcohol in the downtown area.  Staff recommended approval based on 
the following: 1) All student drop-off/pick up is expected to occur in the 
northeastern corner of the site adjacent to the new student entry on the eastern 
side of the building.  Two one-way lanes of traffic will enter the site from 
Pennsylvania Avenue, proceed to the 100-foot-long drop-off area, and then exit 
from the exit-only driveway on Juniper Street.  This provides 250 feet of on-site 
vehicle storage.  An additional 250 feet can be provided in an off-site stacking 
lane on Pennsylvania Avenue that currently is used for curbside parking.  Staff 
feels implementation of the Traffic Management Plan included in the conditions 
of approval for the project will ensure the site is capable of managing the worst-
case vehicular stacking scenario; 2) The proposed project would provide 199 
parking spaces on the eastern and western sides of the campus buildings and in 
two parking lots directly across Pennsylvania Avenue where a total of 283 
parking spaces would be needed to fulfill the requirement for a standard high 
school.  Based on school-specific driver data, a total of 155 parking spaces 
would fulfill the actual demand for parking spaces created by both students and 
employees.  Staff feels the applicant has adequately demonstrated that it would 
be appropriate to modify the parking ratio for this non-traditional high school 
based on the operational characteristics of the facility and identified student 
commuting patterns; 3) A total of 29 existing parking spaces would need to be 
removed to meet current setback standards for several parking areas on the site.  
The Escondido Zoning Code states that any use of property that is considered to 
be non-conforming only as to the regulations relating to off-street parking 
facilities may continue in the same manner as if the parking facilities were 
conforming.  Staff feels the continued use of these non-conforming parking areas 
in their current condition would be consistent with the Zoning Code; and 4) Staff 
feels this school and other potential schools in the downtown area may result in 
additional scrutiny of proposed Department of Alcoholic Beverage Control (ABC) 
licenses, but should not adversely affect proposed businesses that meet 
community standards and don’t generate protests from the Police Department.  
All requested ABC licenses are forwarded to Planning staff and the Police 
Department for review prior to an ABC determination.  Planning staff will continue 
to work with ABC and the Police Department to ensure the city’s goal of 
encouraging retail, restaurant and entertainment opportunities as part of a more 
vibrant downtown can be maintained. 
 
Commissioner McQuead did not feel there would be any conflict with new 
restaurants or entertainment venues needing liquor licenses due to not 
competing with the hours of operation for the proposed school.  Mr. Martin 
concurred but noted additional conditions could be placed on the licensed venue 
if it was within 600 feet of the school. 



 
Commissioner Watson and Mr. Tunnell discussed the proposed street widening 
for Valley Parkway and impacts on the subject property.  
 
Chairman Weber and Mr. Tunnell discussed the proposed street improvements 
for Waverly Place.  
 
Commissioner Caster asked what the benefit would be to widen Sherman Place. 
Mr. Tunnel noted that staff had actually decided not to pursue the subject 
widening.  
 
Commissioner Caster and staff discussed the traffic circulation patterns for the 
subject school. 
 
Commissioner Caster and Mr. Martin discussed the potential traffic impacts as 
outlined in the traffic study.   
 
Commissioner Caster asked if there had been any traffic issues with the charter 
school on East Valley Parkway.  Mr. Martin replied in the negative. 
 
Commissioner Winton questioned whether the proposed school had sport 
activities.  Mr. Martin noted that the applicant would have to answer this question. 
 
Commissioner Winton and Mr. Martin discussed the approval process for 
traditional schools and charter schools.  
 
Commissioner Johns and Mr. Martin discussed the City Council’s decision 
regarding allowing schools in the historic downtown district.  
 
Commissioner Johns questioned whether there would be any issues with the 
Alcoholic Beverage Control Board having an issue with approving licenses 
predicated on the previous land use or community standard for the subject 
property.  Mr. Martin did not feel this would be an issue.  
 
Chairman Weber and Mr. Martin discussed Page 18 of the staff report (Traffic 
Survey) with regard to how students were traveling to the school.  
 
Chairman Weber asked if the school would be a closed campus or open campus.  
He also asked where the students would eat meals. Mr. Martin noted the 
applicant would have to answer these questions. 
 
Chairman Weber asked if the school would have a cafeteria.  Mr. Martin replied 
in the negative.  



 
Kevin deFreitas, San Diego, noted that he owned properties near the subject 
location. He stated that he was in favor of the use but opposed to the proposed 
location for the subject school, feeling it was a case of spot zoning. He felt the 
potential of 700 students would create significant impacts to traffic, businesses, 
noise, and residences during drop-off, pick-up, and lunch hours. He also felt the 
added traffic would eventually warrant adding additional traffic signals, which 
would adversely impact the subject area. He then asked if the school would have 
weekend activities.   
 
John Owens, Escondido, noted that he owned a business in close proximity to 
the subject location. He expressed his concern with the proposed project creating 
traffic and parking issues in the surrounding areas.  
 
Brad Burke, Escondido, Competitive Edge Development, felt the adaptive 
reuse of the subject property would make a wonderful school environment and 
bring vitality to the downtown district.  He stated that they accepted the amended 
conditions of approval and concurred with staff’s recommendation.   
 
Cameron Curry, Escondido, Executive Director of Classical Academy, noted 
that students would come as far as Oceanside to attend the school. He stated 
that no sport activities were being proposed as well as noting that the school 
would be a closed campus with no food service.  He noted that a charter school 
had the opportunity to go through the state architect or through the local entity for 
approval, noting that they felt it was better to go through the local entity. 
 
Commissioner Caster asked what the difference was between the proposed 
school and the charter school on East Valley Parkway.  Mr. Curry noted that the 
main difference was that the students did not have to attend five days a week, 
noting that student schedules varied. 
 
Commissioner Winton asked if the campus would be closed with no food service.  
Mr. Curry replied in the affirmative. 
 
Commissioner Spann asked if the students received a high school diploma upon 
completion.  Mr. Curry replied in the affirmative.  Commissioner Spann asked 
what the graduation rate was.  Mr. Curry noted they had a 100% graduation rate.   
 
Commissioner Johns questioned whether student traffic would occur during the 
entire day or during peak hours.  Mr. Curry noted that traffic queues would be 
heavier in the morning and afternoon hours.  
 



Chairman Weber asked for a clarification regarding what the school after-hour 
activities entailed.  Mr. Curry noted that activities included study hall, musical 
theater, and various clubs.  He also stated that the performing arts would occur 
at the Center for the Arts. 
 
Commissioner McQuead asked Mr. Curry to address the potential for loitering.  
Mr. Curry noted that he served on the Grape Day Task Force, noting he did not 
feel this would be an issue.  
 
Chairman Weber noted he was concerned with congestion on Woodward 
Avenue, questioning how traffic impacts on surrounding streets would be 
mitigated.  Mr. Curry noted that messaging with parents and working with staff to 
make sure traffic flowed appropriately would help mitigate any issues.  He also 
stated that the congestion would only occur during two short periods of the day.   
 
Commissioner Johns asked if students could leave and participate in downtown 
activities. Mr. Curry noted that the students would have to obtain permission to 
leave the school if it was during school hours.   
 
Chris Mendiara, San Diego, noted that his company prepared the traffic report, 
noting he was available for questions.   
 
Commissioner Caster asked if the traffic impacts would be significant if the 
school operated at its maximum build out with most of the students driving to 
school.  Mr. Mendiara noted that the reserve capacity on the streets coupled with 
staggered start times would accommodate the additional traffic.  Chairman 
Weber asked how this would impact parking.  Mr. Mendiara noted that they took 
the data from transit users and took parking ratios for other jurisdictions and 
Escondido, noting it was determined that the parking would be adequate to 
handle the use.   
 
Commissioner McQuead complimented the design team for the subject project.  
He was in favor of staff’s recommendation. 
 
Commissioner Watson did not feel Pennsylvania Avenue would be significantly 
impacted. 
 
Commissioner Spann felt student parking should be prohibited in the public 
parking lots.  
 
Commissioner Caster expressed concern with the density of the subject school 
creating issues with parking. 
 



Chairman Weber expressed concern with the subject project creating issues with 
traffic congestion and parking, feeling the traffic study was not satisfactory.  He 
also did not feel the proposed use was the best use for the subject property.  
 
Commissioner Caster noted that the charter school on East Valley Parkway was 
approved for 338 students versus 700 students at the subject location, noting his 
view that the proposed use was too dense for the property.   
 
Commissioner Winton felt the subject project would create traffic impacts. He felt 
parking issues could be mitigated. He also felt the project should be an open 
campus so as to promote more opportunities for restaurants in the downtown 
area.  
 
MOTION: 
 
Moved by Commissioner Winton, seconded by Commissioner Watson, to 
approve staff’s recommendation.  
 
Chairman Weber asked if the hours of operation could be limited to weekdays 
only. 
 
Commissioner Spann felt any activities would be limited during the weekends.   
 
Chairman Weber reopened the public hearing.   
 
Steve Nelson, Associate Director for Classical Academies, noted that they 
did not offer classes on Saturdays, noting they offered a four-day program with 
Monday being used for enrichment time and extracurricular activities.  He felt it 
would be counterproductive to exclude classes on Saturdays when the goal was 
to try and educate students to supplement instruction.  He also felt it would 
benefit the downtown by bringing more people on the weekends.  He indicated 
that their current model provided for occasional weekend activities as well as 
provided an opportunity for teachers to meet with an occasional student on the 
weekend.  He also noted that the desire of the Chamber of Commerce, DBA, and 
city staff was to activate the life in the downtown by having an 18-hour day.   
 
Chairman Weber noted his concern had to do with the types of activities during 
the weekend hours, feeling these needed to be spelled out.  Mr. Nelson noted 
that the operating hours would remain the same, noting that there were many 
ways for the community to regulate operations beyond the CUP. 
  
Commissioner Caster noted that a typical public school would not be subject to 
limiting uses. 



 
ACTION ON MOTION: 
 
Motion carried.  Ayes:  Spann, McQuead, Watson, and Winton. Noes:  Johns, 
Weber, and Caster. (4-3)   

ORAL COMMUNICATIONS:  None.  

PLANNING COMMISSIONERS:   No discussion.  
 
ADJOURNMENT: 
 
Chairman Weber adjourned the meeting at 8:37 p.m. The next meeting was 
scheduled for April 23, 2013, at 7:00 p.m. in the City Council Chambers, 201 North 
Broadway, Escondido, California.  
 
 
 
______________________________  ___________________________ 
Bill Martin, Secretary to the Escondido  Ty Paulson, Minutes Clerk 
Planning Commission 


